Minneapolis City Planning Department Report

2 Conditiond Use Permits, Floor Area Ratio Variance, Mgor Site Plan Review, and Prdiminary Plat
BZZ-1092 (Parking Ramp)

Date: April 14, 2003

Applicant: Joe Dowling, The Guthrie Theater Foundation

Address of Property: 802, 812 and 900 Second Street South

Project Name: City of Minnegpolis Parcd E Parking Facility

Date Application Deemed Complete: March 19, 2003

End of 60 Day Decision Period: May 18, 2003

End of 120 Day Decision Period: Not applicable

Applicant has Waived 60 Day Requirement: No

Contact Person and Phone: Rebecca Rom, Faegre & Benson, LLP, (612) 766-7231
Planning Staff and Phone: Jack Byers (612) 673-2634 and Hilary Watson (612) 673-2639
Ward: 2 Neighborhood Organization: Downtown Minnegpolis Neighborhood Association
Exiging Zoning: C3A with the Downtown Parking and Downtown Height Overlays
Proposed Use: Parking Facility

Concurrent Review

Conditional Use Permit: for a parking facility

Major Site Plan Review

Conditional Use Permit: to dlow 24-hour operations

Variance: to increase the maximum allowed floor arearatio from 2.7 t0 5.0
Preiminary Plat
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Previous Actions and Presentations:

May 25, 2000: Planning Commission invited to attend and participate in Public Open House to
review preliminary work on the Update to the Historic Mills District Master Plan (induding
Design Godsfor the new Guthrie Theater complex.)

July 13, 2000: Preliminary presentation of gods for the new Guthrie Theatre and the Update to the
Historic Mills District Master Plan by Planning Staff and MCDA aff to City Planning
Commisson Committee of the Whale.

Jduly 27, 2000: Preliminary presentation of parking issues and proposas related to the new Guthrie
Thesatre and the Update to the Historic Mills District Master Plan by Planning Staff and MCDA
gaff to Planning Commission/Committee of the Whole.

July/August 2000: Prliminary presentation of goals for the new Guthrie Thesatre and the Update to
the Historic Mills District Master Plan by Planning Staff and MCDA g&ff to the following
organizations. The Minnegpalis Heritage Preservation Commission, The Minnegpolis Park and
Recreation Board, The Minnegpoalis City Council Committee of the Whole, The Indusiry Square
Project Committee, The Metropolitan Sports Facilities Commission, The Hennepin County Board,
The St. Anthony Fdls Heritage Board, The Mississppi River Technica Advisory Committee.
August 10, 2000: Presentation of proposed “Design Gods’ for the new Guthrie Thesatre by
Panning Staff and MCDA gaif to Planning Commission Committee of the Whole.

April 19, 2001: Progress report on the Guthrie Theatre project from Planning Staff and MCDA
Staff.

April 30, 2001: City Planning Commission gpprova for rezoning of parcdsin I-1 digtrict to C3A in
order to achieve contiguous zoning digrict. City Planning Commission gpprova of vacation of
Tenth Avenue right-of-way between West River Road and South 2™ Street to attain contiguous
parcel.

May 2001: Approva for rezoning of parcelsin I-1 district to C3A by Zoning and Planning
Committee and subsequently by the Full City Council.

June 19, 2001: Heritage Preservation Commission reviews the draft Update to the Historic Mills
District Master Plan during the 45-day review period and subsequently recommends adoption by
the City Planning Commission.

July 2001: Approvd for vacation of Tenth Avenue right-of-way by Zoning and Planning
Committee and subsequently by the Full City Council.

August 9, 2001: City Planning Commisson/Committee of the Whole reviews comments registered
in the 45-day review period for the Update to the Historic Mills District Master Plan.
Committee recommends gpprova and forwards to the Planning Commission.

August 20, 2001: City Planning Commission holds a public hearing and subsequently adopts the
Update to the Historic Mills District Master Plan asasmal area plan to be used in conjunction
with Downtown 2010.
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August 28, 2001: Zoning and Planning Committee of the Minnegpalis City Council adoptsthe
Update to the Historic Mills District Master Plan as asmal area plan to be used in conjunction
with Downtown 2010.

September 14, 2001: Minnegpoalis City Council adopts the Update to the Historic Mills District
Master Plan e asasmall area plan to be used in conjunction with Downtown 2010.

December 13, 2001: Presentation to the Planning Commission/Committee of the Whole by Peter
Kitchak of the Keawaydin Group on the works of Jean Nouvd.

January 15, 2002: Presentation to the HPC by Peter Kitchak of the Keewaydin Group on the
works of Jean Nouvel

February 12, 2002: Presentation of proposed schematic design for the new Guthrie Thegtre by the
Guthrie to the DMNA

February 14, 2002: Presentation of proposed schematic design for the new Guthrie Thegtre by
Panning Staff to Planning Commission Committee of the Whole.

February 14, 2002: Presentation of proposed schematic design for the new Guthrie Thestre by the
Guthrie to the Riverfront Technical Advisory Committee (TAC)

February 19, 2002: Presentation of proposed schematic design for the new Guthrie Thestre by the
Guthrie to the Minnegpolis River Forum.

March 13, 2002: Presentation of proposed schematic design for the new Guthrie Thegtre by the
Guthrie to the Industry Square Project Committee (1SPC)

March 19, 2002: Presentation of proposed schematic design for the new Guthrie Thegtre by the
Guthrie to the HPC

April 17, 2002: Presentation of proposed schemeatic design for the new Guthrie Theetre by the
Guthrie to the Minneapolis Park and Recreetion Board.

June 11, 2002: Presentation of proposed schematic design for the new Guthrie Thesatre by the
Guthrie to the St. Anthony Falls Heritage Board

June 13, 2002: Presentation of proposed schematic design for the new Guthrie Thestre by
Panning Staff to Planning Commission Committee of the Whole.

September 5, 2002: CPC gpprova of land purchase of Parcel E in the Higtoric Mills Didtrict (for
congtruction of structured parking ramp). Subsequent CPC approval of sale of air rights parcel
located agpproximately 31'-0" above grade over the northeast portion of Parcel E for congtruction
of Guthrie scene shop.

October 3, 2002: Presentation of proposed schematic design for the new Guthrie Thestre by
Panning Staff to Planning Commission Committee of the Whole.

November 21, 2003: Minnegpolis City Council Committee of the Whole approves the renegotiated
redevel opment contract (for smaller site). Subsequent full approva by the Minnegpolis City
Council.

February 18, 2003: Heritage Preservation Commission Hearing: Concept Review

February 28, 2003: Application for concurrent review by City Planning Commission.

March 4, 2003: Presentation of proposed completed design to the DMNA Land Use Committee
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March 11, 2003: DMNA Board action to recommend approval of requested actions by CPC
March 12, 2003: Presentation of proposed completed design to the Industry Square Project Committee (1SPC

Background:

The proposed development is located in the Downtown East neighborhood in the part of Downtown
Minneapolis known as the Historic Mills Digtrict. The Steislocated in the northeast corner of the block
bounded by South 2™ Street, the Ninth Avenue South Right-of-way, Washington Avenue South, and
the Chicago Avenue Right-of-Way. This block is known as Parcel E in the Higtoric Mills Didtrict.
Congtruction of extensions to both Ninth Avenue South and Chicago Avenue between Washington
Avenue and South 2™ Street are intended as part of the overdl revitdization of the Mills Digtrict.
Planning Commission review of dreet extensonsis not part of this goplication and will be brought
forward to the Planning Commission and the City Council as appropriate (Please see the attached
location map).

The application for the City of Minnegpolis Parcel E Parking Facility includes a one-thousand-and-two
(1,002) sl parking structure that will be built by the Guthrie Theater on behdf of the City of
Minneapolis and operated by the City of Minnegpolis. This structure would accommodate 377 cars
below grade and 625 cars above-grade. The proposed parking ramp is designed to incorporate an air
rights development parcel for the Guthrie scene shop. The scene shop for the Guthrie Thesater is located
approximately 24-feet above grade on the northern most portion of the third floor of the parking ramp.
Itis ble to the backstage area of the Theater Block by a non-public, service-only production
link/skyway. (The application for the scene shop isincluded within the gpplication for the theater

fadility).

The ramp is designed so that parking floors are pardld to the ground plane on both Street devations.
Parking ramp will be designed to dlow for future incorporation of underground parking for liner
development parcels dong Chicago Avenue and Washington Avenue (see below).

A one-bay |oading facility to serve the scene shop above is located on the northern most portion of the
ground floor of the parking ramp. Loading facility is accessed from the proposed extension of Ninth
Avenue South.

Two new “liner” development projects are intended on the west and south sides of Parcd E to “warp”
two sides of the ramp with active commercia and/or resdentid uses, thereby screening two sides of the
ramp (see below).

The functiona design of the parking ramp was undertaken by Waker Parking of Minnegpolis. The
conceptud design for the new Guthrie Theater complex was undertaken by the Atelier Jean Nouvd in
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Paris, France. Theloca partner for the architectural design of the project is Architecturd Alliance of
Minnegpolis. The design team played an integra role in the designing the scene shop, the production
link, and the parking ramp so that they read asintegral components of the Theater complex (as opposed
to looking like “back lot” functions).

Associated development in Parcdl E (not part of this application):

Two new “liner” development projects are intended on the west and south side s of Parcel E to “warp”
two sdes of the ramp with active uses, thereby screening two sides of the ramp (see below).

“Liner” development facing the length of the proposed extension of Chicago Avenue between
Washington Avenue South, South 2™ Street. New development is programmed to include a
combination of new resdential and commercia spaces. In keeping with the Update to the Historic
Mills District Master Plan, the architectura design for al ground floor spaces will be designed in
such away to accommodate retail enterprises. However, until such time that the market calsfor
viable retail dong Chicago Avenue, these spaces could be leased or sold as livelwork residentia
units. Liner projectswill not be included in the Guthrie project, though sufficient space will be left
on Parcel E for later development by other parties. Liner parcd is proposed to be 64-feet deep
and could have underground parking thet is accessible from within the adjacent Parcel E parking
ramp.

“Liner” development facing the length of Washington Avenue between the proposed extension of
Chicago Avenue and the proposed extension of Ninth Avenue South. New development is
programmed to include a combination of new resdentia and commercia spaces. In kegping with
the Update to the Higtoric Mills Ditrict master Plan, the architecturd design for dl ground floor
gpaces will be designed in such away to accommodate retail enterprises. However, until such time
that the market cdls for viable retail dong Washington Avenue, these spaces could be leased or
sold as livelwork resdentia units. Liner projects will not be included in the Guthrie project, though
sufficient space will be left on Parcel E for later development by other parties. Liner parcd is
proposed to be 64-feet degp and could have underground parking that is accessible from within the
adjacent Parce E parking ramp.

Intended Project Schedule:

April/May 2003: All required pre-congtruction gpprovals granted
May 2003: Anticipated State gpprova of grant in 2003 legidative sesson (ends late May)
June 2003: Guthrie buys MCDA-owned parcel on north side of South 2™ Street

McGough begins congiruction of Thester block
January/Feb. 2004:  City acquires HCRRA parcel (Parce E)
McGough begins congtruction of parking ramp/scene shop
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Spring/Summer 2005:  Congtruction of Ninth Avenue South (Chicago Ave. extension to be built in
conjunction with Parcel D in the summer of 2004 or 2005; must be done by

time Guthrie opens)
Fdl 2005 Thester, scene shop, and parking ramp fundamentally complete.
Winter 2006 Guthrie occupies theater building and scene shop. Commissioning of theeter.
May 7, 2006 Thesater opensto public.
Spring 2006: Curtain rise on first show in the new Theater complex

Neighborhood Review:

The gpplicant has met with the Downtown Minnegpolis Neighborhood Association (DMNA). Ina
letter dated March 10, 2003, from Chrigtie Rock, DMNA Coordinator, the neighborhood supports the
project.

The ste for the Guthrie Theater Complex is located in the Downtown East neighborhood of the Central
Community. Because there has been dmost no resident population in this part of the city for decades,
there is no chartered neighborhood group specificaly for Downtown East. However, in recent years,
new residentsin this part of Downtown have been invited to meetings of the Downtown Minnegpolis
Neighborhood Association (DMNA) which is the charter neighborhood group for Downtown East.

The gpplicant has met with the Downtown Minnegpolis Neighborhood Association (DMNA). Ina
letter dated March 10, 2003, from Christie Rock, DMNA Coordinator, the neighborhood supports
the project. See Appendix C.

The Industry Square Project Committee (1SPC) was established by the MCDA in 1973 as the advisory
committee for the Industry Square Redevelopment Project. This group currently includes 21 members
representing neighborhood residents, businesses and property owners within the Industry Square area,
plusamailing list of other interested persons. Most of Downtown East and asmal portion of
Downtown West isincluded within the Industry Square area as designated by the MCDA Board of
Commissoners,

The applicant presented the project to the Industry Square Project Committee (ISPC) on March
13, 2002. In aletter dated April 2, 2003, from Tom Danidl, MCDA, Committee Coordinator, the
I|SPC indicated their support of the project. See Appendix D.
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CONDITIONAL USE PERMIT —for aparking facility

Findings as Required by the Minneapolis Zoning Code for the Conditional Use Permit for the
Use:

The Minnegpalis City Planning Department has andyzed the gpplication and from the findings above
concludes that the establishment, maintenance, or operation of the proposed conditiona use:

1 Will not be detrimental to or endanger the public health, safety, morals, comfort or
general welfare.

The Planning Department does not believe that an parking facility should be detrimentd to or endanger
the public hedth, safety, morals, comfort or generd welfare.

2. Will not beinjuriousto the use and enjoyment of other property in thevicinity and will
not impede the normal or orderly development and improvement of surrounding property for
uses permitted in the district.

A one-thousand and two (1,002) stall parking structure built by the Guthrie Theater for the City of
Minneapolis and operated by the City of Minneapolisis proposed on the northeast portion of the block.
This structure would accommodate 377 cars below grade and 625 cars above-grade. The proposed
parking ramp is designed to incorporate an air rights development parcd for the Guthrie scene shop,
(under separate application #8Z22-1092 Guthrie Thesater). 1t isaso designed so that parking floors are
pardld to the ground plane on both street devations. Parking ramp will be designed to dlow for future
incorporation of underground parking for liner development parcels dlong Chicago Avenue and
Washington Avenue.

In August of 2001, the Update to the Historic Mills District Plan was adopted by the City Planning
Commission and subsequently by the full City Council as smal area plan to be used in conjunction with
Downtown 2010. The ste for the new Guthrie Thestre is included within the geographic boundaries
defined in the Update to the Historic Mills District Plan. The Update Plan wasinitiated in large part
because the City Council and the Guthrie Thesatre proposed the congtruction of a new theater facility on
the Centra Riverfront.

Until Atelier Jean Nouvel (JNA) proposed the schemeatic design for the Thesater complex in February
2002, it was assumed that the complex would stretch along the West River Road over a Site that was
three city blockslong. Instead INA’s proposed a complex that is much more compact and much more
“urban” in fed and character that what many had earlier expected. Because the proposed design
straddles South 2™ Street, it more closdly ties the project to the existing and intended fabric of
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Downtown. Likewise, the proposed design offered a better opportunity to integrate the functiona and
aesthetic design of the Parcd E parking ramp.

The Parcel E parking ramp is intended as a shared-use facility that will serve the employees and patrons
of the Guthrie Theeter as well as the resdents and patrons of both existing and intended residentid,
commercid, and culturd uses within the Mills Digrict. Planning staff believes that this parking ramp will
help to will anchor the crestion of a new mixed-use neighborhood of the Centrd Riverfront in alarge
sweth of former industrid lands that have for may years been underutilized as surface parking lots. The
Guthrie Thester project is at the very heart of the creation of a new culturd/recreationd, resdentid,
commercid neighborhood in this corner of Downtown Minnegpolis. As such the project will encourage
and srengthen the existing development in the neighborhood. More importantly, it will serve asamgor
cadys for new development in both the Historic Mills Didtrict and in Downtown East more generdly.

The Planning Department does not believe that a parking ramp should be injurious to the use and
enjoyment of other propertiesin the vicinity and will not impede the norma or orderly development and
improvement of surrounding property for uses permitted in the digtrict.

3. Adeguate utilities, accessroads, drainage, necessary facilities or other measures, have
been or will be provided.

The gpplicant has been and will continue to work closay with the Public Works Department and the
various utility companies during the duration of the development to ensure that al procedures are
followed in order to comply with city and other applicable requirements.

4. Adequate measur es have been or will be provided to minimize traffic congestion in the
public streets.

The applicant has been and will continue to work closdy with the Public Works Department and the
Panning Department to ensure that al pedestrian, bicycle, and vehicular traffic in and around the public
right-of-way will be handled in the best way possble

For further analysis, please see the “ Access And Circulation” section of Site Plan Review, below.

5. I's consistent with the applicable policies of the comprehensive plan.

The following is an analysis that includes a series of statements concerning how the congtruction of a

new Guthrie Theatre dong the Centra Riverfront in Downtown Minnegpolis complies with the City’s
Comprehensive Plan.
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Compliance with Minneapolis Downtown 2010:

Entertainment: The new Guthrie Thesatre is a sSgnificant contribution toward the stated goa of
enhancing Downtown as “the region’ s entertainment and cultura capita.” Specificdly, the Guthrie
Theatre is an addition that will “fill out the kind and number of attractions... in order to broaden
[Downtown' 5] apped as an entertainment and shopping destination.”  In accordance with the
entertainment chapter of Downtown 2010, the new Guthrie Theatre will *Broaden downtown’'s
entertainment options to include additiona family-oriented attractions that complement retail and that
can be frequented with minimad preplanning.”  In addition, the new theater will “ Encourage
restaurants in other areas of downtown [beyond the defined Entertainment Didtrict].”

Education: Because the Guthrie intends to include amgor educationa component in its
programming, the congtruction of anew theater within Downtown reinforces the stated god to
“Encourage the growth of educationa usesin order to complement other downtown functions and
to enhance downtown as a cultura center.” In conjunction with the Park Board' s congtruction of
the Mills Ruin Park and the Minnesota Historical Society’s Mill City Museum, the new Guthrie will
“encourage educationd and other public ingtitutions to share resources and provide services
effectivey.”

Management: The congtruction of anew Guthrie Theatre within Downtown reinforces the stated
god to “Retain Downtown' s status as the symbolic center for the city and metropolitan area.”

Downtown Physical Setting: The theater isthat it will serve as one of anumber of cataydts for
reconnecting Downtown with the Centra Riverfront. Specificaly, the theater will encourage
completion of the following god: “Improve physicad and visud accessto theriverfront: The
riverfront is Downtown’s largest open space and culturd amenity. The riverfront includes the West
River Parkway, Stone Arch Bridge and various historic mills and warehouses that represent the
City’s past and economic roots. Currently, the large area of cleared land acts as a barrier between
the riverfront and Downtown. The remoteness of the river can be dleviated as adjacent properties
are developed by extending the street grid to the parkway to connect this important resource to the
rest of Downtown.”

While the vehicular connections of Chicago Avenue and Ninth Avenue South to the West River
Road have been discouraged and made difficult to implement because of Park Board objectives
related to the West River Road the Park. However, the design of the proposed theater complex is
much more compact and much more “urban” in fed and character that what many had earlier
expected. Because the proposed design straddles South 2™ Street —as opposed to stretching down
the river - it more closdly ties the project to the existing and intended fabric of Downtown.
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Likewise, the proposed design of the project protects important view corridors to the River. While
good pedestrian and bicycle access is intended from the city street grid to the river through the
Chicago Avenue Plaza, Sgnificant improvements should be made to the same sort of connections
through the private property in what would be the extension of the Ninth Avenue right-of-way.

Former issues of non-compliance with Minneapolis Downtown 2010:

Minneapolis Downtown 2010 did not anticipate the congtruction of a theeter in this part of Downtown
Minneapolis and so — strictly spesking — the location of the new theater facility is not in compliance with
the City’s comprehensive plan.

Location outside of designated Entertainment District: Downtown 2010 designates “The area
aong Hennepin Avenue between 5th and 10th Streets and the Warehouse Didtrict as downtown's
Entertainment Didtrict.” 1t goes on to say that “ Entertainment and specidty retail uses should be the
primary uses a the street and skyway levels. Thisis especidly true for usesthat are unique to
downtown and the region. Above the street and skyway levels, encourage office and hotel uses.”

Location within a designated Residential District: Downtown 2010 states L ocate medium to
high-dengity housing in areas designated as a Riverfront Residentid Digtrict located adjacent to and
near the West River Parkway. This digtrict should provide locations for housing that can take
advantage of the open space and recregtional amenities of the riverfront.” However, Downtown
2010 goes on to say that while the primary use of this digtrict should be housing, “ Other retall,
office, culturd and recreationa uses should be encouraged, especialy those that revitdize historic
structures, but should be compatible with housing.”

Overdl Evauation of Compliance with Minneapolis Downtown 2010:

Based on the policies noted above, the overdl intent of the new theater facility (aswell asthe level and
kind of proposed activities that will be generated by its presence) isin compliance with the goals of the
City’s comprehensive plan.

In addition, the Update to the Historic Mills District Plan wasinitiated in large part because the
Guthrie Thegtre intends to move to the Centrd Riverfront. Once the Update was adopted by the
Planning Commission and the City Council, the location of the Guthrie Thegtre became —for dl intents
and purposes —a policy amendment to Downtown 2010.

Findly, both the Minnegpoalis City Planning Commission and the Minnegpolis City Council have
previoudy gpproved the rezoning of portions of the Guthrie parcel in order to create asingle parcel with
the C3A didtrict. Assuch, any former issues concerning the location of the theater complex in relation
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to the City’s Comprehensive Plan, have dready been formally addressed and approved by Minneapolis
City Planning Commission and the Minnegpalis City Coundil.

6. And, doesin all other respects conform to the applicable regulations of the digtrict in
which it islocated.

In August of 2001, the Update to the Historic Mills District Plan was adopted by the City Planning
Commission and subsequently by the full City Council as smal area plan to be used in conjunction with
Downtown 2010. The ste for the new Guthrie Thestre is included within the geographic boundaries
defined in the Update to the Historic Mills District Plan.  (The Update Plan wasinitiated in large
part because the City Council and the Guthrie Theatre proposed the construction of a new theater
facility on the Centra Riverfront.)

The Update to the Historic Mills District Plan was written in anticipation of the congtruction of the
Guthrie Thegtre of the Centrd Riverfront . The document put forth five “design Principles for the
Guthrie Theater Complex.” Those principles are as follows:

Minimum Required Set Backs from public right-of-way (Figure 24): An dement of the future
design, not necessaxily structurd, should attempt to frame the view looking up Chicago Avenue to
the river. The building' s west facade should define the plaza so that in conjunction with the
Washburn A Mill, the view to the river is adequately framed.

Parking Access (Figure 25): Parking access in not permitted dong West River Parkway and will not
be possible on the Chicago Avenue side of the building if a plazais built. Parking accessis possible
on 2" Street South but must not create conflicts with pedestrian movements or create traffic jams.
Primary Pedestrian Entry Points (Figure 26): The Plaza, 9" Avenue, and 10" Avenue. Note that
additional secondary entry points el sewhere are acceptable.

The ste has four digtinct addresses (Figure 27): Park (north), Urban (south), Service (east), and
Plaza (west). The Park, Urban and Plaza addresses should complement adjacent uses by having
active uses which are visble from the Street.

Pedestrian Access (Figure 28) must be accommodated along the entire perimeter of the site.

The“Design Gods’ section of the Update to the Historic Mills District Master Plan is attached to
this staff report as Appendix |.

For further andys's on compliance with the “Design Gods’ section of the Update to the Historic Mills
District Master Plan, please see the Site Plan Review, below.
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RECOMMENDATION OF THE CITY PLANNING DEPARTMENT:

The City Planning Department recommends that the City Planning Commission adopt the above findings

and approve the Conditional Use Permit gpplication for parking facility located in the northeast portion

of Parcel E a the intersection of South 2™ Street and the Ninth Avenue South right-of-way of subject

to the following conditions:

1. Review and Approva of the Travel Demand Management Plan by Planning staff and Public Works
saff

CONDITIONAL USE PERMIT —to allow 24-hour oper ations

Findings as Required by the Minneapolis Zoning Code for the Conditional Use Permit for the
Use:

The Minnegpalis City Planning Department has andyzed the gpplication and from the findings above
concludes that the establishment, maintenance, or operation of the proposed conditiona use:

1 Will not be detrimental to or endanger the public health, safety, morals, comfort or
general welfare.

The Parcel E parking ramp is intended as a shared-use facility that will serve the employees and patrons
of the Guthrie Theeter as well as the resdents and patrons of both existing and intended residentid.
Commercid, and culturd uses within the Mills Digtrict. The parking ramp will be staffed most hours of
the day and evening. Card accessto the ramp will be possible overnight. The Planning Department
does not believe that 24-hour operation of the Parcel E parking ramp should be detrimenta to or
endanger the public hedth, safety, moras, comfort or generd welfare.

2. Will not beinjuriousto the use and enjoyment of other property in thevicinity and will
not impede the normal or orderly development and improvement of surrounding property for
uses permitted in the district.

Provided the proper level of screening is incorporated into the north and east facades of the ramp, the
Planning Department believes that twenty-four hour operation of the parking ramp should not be
injurious to the use and enjoyment of other property in the vicinity and should not impede the norma or
orderly development and improvement of surrounding property for uses permitted in the didtrict.

For further andysis, please see the “Building and Placement” section of Site Plan Review, below.
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3. Adequate utilities, accessroads, drainage, necessary facilities or other measures, have
been or will be provided.

The applicant is working closdy with the Public Works Department and the various utility companies
during the duration of the development to ensure that al procedures are followed in order to comply
with city and other gpplicable requirements.

4, Adequate measur es have been or will be provided to minimize traffic congestion in the
public streets.

The gpplicant has been and will continue to work closay with the Public Works Department and the
Planning Department to ensure that al pededtrian, bicycle, and vehicular traffic in and around the public
right-of-way will be handled in the best way possible

For further analys's, please see the “Access and Circulation” section of Site Plan Review, below.

5. I's consistent with the applicable policies of the comprehensive plan.

See andlysisin Section 5 of the Conditiona Use Permit for the parking facility, above.

6. And, doesin all other respects conform to the applicable regulations of the district in
which it islocated.

With the gpprova of the 2 Conditiona Use Permits, Floor Area Ratio Variance, Mgor Site Plan
Review, and Prdiminary Plat (as well asthe Travel Demand Management Plan) this development will
meet the requirements of the C3A zoning digtrict.

RECOMMENDATION OF THE CITY PLANNING DEPARTMENT:

The City Planning Department recommends that the City Planning Commission adopt the above findings

and approve the Conditional Use Permit application to allow 24-hour_operations at thefor the City

of Minnegpolis Parcdl E parking facility located in the northeast portion of Parcel E at the intersection of

South 2™ Street and the Ninth Avenue South right-of-way of subject to the following conditions:

1. Review and Approva of the Travel Demand Management Plan by Planning staff and Public Works
geff
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SITE PLAN REVIEW

Findings as Required by the Minneapolis Zoning Code:

A.

B.

The site plan conformsto all applicable standards of Chapter 530, Site Plan Review.
(See Section A Below for Evaluation.)

The site plan conformsto all applicable regulations of the zoning ordinance and is
consistent with applicable policies of the comprehensive plan. (See Section B Below for
Evaluation.)

Thedite plan is consistent with applicable development plans or development objectives
adopted by the city council. (See Section C Below for Evaluation.)

Section A: Conformance with Chapter 530 of Zoning Code

BUILDING PLACEMENT AND FACADE

Placement of the building shall reinforce the street wall, maximize natural surveillance and
visbility, and facilitate pedestrian access and circulation.
Firg floor of the building shall belocated not more than eight (8) feet from thefront lot
line (except in C3S District or whereagreater yard isrequired by the zoning ordinance).
If located on corner lot, the building wall abutting each street shall be subject to this
requirement.
The area between the building and thelot line shall include amenities.
The building shall be oriented so that at least one (1) principal entrance facesthe public
Street.
Except in the C3S District, on-site accessory parking facilities shall be located to therear
or interior of the site, within the principal building served, or entirely below grade.
For new construction, the building fagade shall provide ar chitectural detail and shall
contain windows at the ground leve or first floor.
In larger buildings, architectural elements shall be emphasized.
Theexterior materials and appearance of therear and side walls of any building shall be
gmilar to and compatible with the front of the building.
Theuse of plain face concrete block asan exterior material shall be prohibited where
visiblefrom a public street or aresidence or officeresdencedistrict.
Entrances and windows:

Residential uses shall be subject to section 530.110 (b) (1).

Nonresidential uses shall be subject to section 530.110 (b) (2).
Parking Garages. Theexterior design shall ensurethat soped floors do not dominate the
appear ance of the facade and that vehicles ar e screened from view. At least thirty (30)
percent of thefirst floor facade that facesa public street or sidewalk shall be occupied by
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commercial uses, or shall be designed with ar chitectural detail or windows, including
display windows, that create visual interest.

PLANNING DEPARTMENT RESPONSE

Conceptual Design Framework: The overdl intent of the conceptua design for the new Guthrie
complex isto creste modern forms that are ingpired by the industria-age and are in keeping with turn-
of-the-century mills found nearby. The combination of metd forms, perforated Sainless sted, and
layered glass are intended to capture the various qudities of light a different times of the day and the
year. However, rather than smply reflecting these qudlities, the design of the combination of form and
meaterids of the building complex is intended to creste an etheric quality of buildings that glows from
within, thus accentuating the surrounding atmospheric conditions.

Sitmg, scale, and massing:
The placement of the building reinforces the intended street walls on South 2™ Street and the
extendgon to Ninth Avenue South. The placement of the building maximizes natura surveillance and
vighility, and facilitates pedestrian access and circulation.
Thefirgt floor building wall on each street islocate not more than eight (8) feet from the front lot
lines
The principal pedestrian entrance faces South 2™ Street.
The parking ramp was specificaly desgned so thet al floors will be flat and horizontal (not doped)
on the South 2™ Street and Ninth Avenue South devations of the building.  The south facade of the
building will reved doping floors. These eevation will eventualy be screened by the liner
development intended on the Washington Avenue side of Parcel E.

Building Materials, fenestration and aesthetic treatments:
Thebuilding is clad primarily in metal panels and screens that are intended to match and/or
complement the exterior materids of the evations of the theater building. Specificdly; the scene
shop isclad in the same metd panels as the theater building. The stainless stedd metal cladding of
the exterior is ddiberately intended to “act” differently in a different times of the day and night and
throughout the different seasons of the year. The scene shop will not have etched murds Smilar to
those proposed for the theater block.
The grest-facing sSdes of the parking ramp will be clad in Sainless stedl screening that matches the
meta pands and isintended to catch the light in afashion smilar to the solid meta wall panels used
on the theater and the scene shop. The drawings seem to indicate that there is no wall other than
the screening between the sidewalk on 9" Avenue South and the loading dock area. A solid wall
should block views between the loading area and the Sdewak. A meta screen or surface treatment
can be added to the exterior of thiswal to retain continuity with the screening used in other portions
of the ramp facade.
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These materids used in the north and east elevations wrap around the corners for twelve to twenty
feet of the building so that a change in devation materids is not gpparent to passersby.

The exterior materids and appearance of the rear and side wals of the building will not be smilar to,
or compatible with the front of the building. In order to alow non-mechanica air circulation through
the ramp, the south and west sdes will be considerably more open. These devationswill eventudly
be screened by the liner development intended on the Washington Avenue and Chicago Avenue
Sdes of Parcd E.

Importantly, there are two “gaps’ (one in the east eevation and one in the north eevation) where
screening materias are not currently specified. These sections are at the upper levels of the ramp on
floorsthat are set back from the street wall. The project architect has argued that these elevations
and, more importantly, the cars in these devations will not be visble from the sdewak. Planning
daff hasinssted severd times that these facades are screened to hide concrete panels and parked
cars from those who might view the thester from the sdewalk in front of the ramp, the Sdewak or
plaza across the street from the ramp, from within the theater building or from within any nearby
resdentid or commercid building.

Currently the building facade does not contain windows at the ground leve or firgt floor. Public
Works staff has agreed that in lieu of windows, the ground floor facades on South 2™ Street and on
Ninth Avenue South will be revised to include vitrines or display cases that showcase various
aspects of the Guthrie' s history, mission, or shows as ameansto help activate the streetlife on the
sdewaksin front of the parking ramp. Given the length of these otherwise blank devations, at least
ten (10) total vitrines/cases will need to be integrated into these building walls. In any case, at least
thirty (30) percent of the first floor facade that faces a public street or sidewalk shall be designed
with windows, including display windows, thet creste visud interest as per section 530.110 (b) (2).
Because dl loading operation and trash facilities must be screened, a door must be added to the
opening to the loading facility on Parcel E. This door cannot open outward over the sdewalk.

ACCESS AND CIRCULATION

- Clear and wdll-lighted walkways of at least four (4) feet in width shall connect building
entrances to the adjacent public sidewalk and to any parking facilities located on the site.
Transit shdtersshall bewell lighted, weather protected and shall be placed in locations
that promote security.
Vehicular access and circulation shall be designed to minimize conflicts with pedestrian
traffic and surrounding resdential uses.
Traffic shall bedirected to minimizeimpact upon residential propertiesand shall be
subject to section 530.140 (b).
Areasfor snow storage shall be provided unless an acceptable snow removal plan is
provided.
Site plans shall minimize the use of impervious surfaces.
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PLANNING DEPARTMENT RESPONSE

On the south Side of South 2™ Stredt, there is an eight foot wide (8-07) sidewalk with an eght
foot wide (8'-0") boulevard planted with street trees. Because the Public Works Department
intends to include metered street parking on the south side of South 2™ Street, it will be necessary
to decrease the width of the planting bed by one or tow feet in order to allow for passengers to get
inand out of parked cars. This paving for this space should match the adjacent sdewaks. The
pedestrian-clear zone of the sidewalk between the front wall of the parking ramp and the southern
edge of the planting bed shall be no less eight feet wide (8'-07).

On the west Sde of Ninth Avenue South, there is atwenty foot wide (20'-0") sdewalk with sireet
trees [planted in 5'x5' planters (flush with the sdewalk). The Public Works Department intends to
include some metered dtreet parking on the west Sde of Ninth Avenue South. Given the
requirement to eliminate one curb cut for the loading dock on parcel E (see below), it may be
possible to create a planting bed similar to the one of South 2™ Street in the northern portion of this
block, north of the relocated loading entrance.

Two entrances/curb cuts to the loading dock on Parcel E is excessive. Two angled vehicular drives
across the sdewalk are consdered detrimental to the best possible pedestrian function on the
sdewaks east of the ramp and scene shop. Given the number and kind of anticipated loading at this
location, a Sngle entry to this loading dock is deemed sufficient. On new Ninth Avenue South, the
northern-most curb cut and loading entrance must be diminated.

The triangular “bullnose’ on the sidewak between the curb cut for the northern most vehicular
entrance to the parking ramp and the curb cut to the loading dock is consdered highly problematic
for pedestrian function and safety at locations where there will be pedestrian vehicle cross-overs.
Because the northern-most entry to the loading dock isto be diminated, the column grid for the
sructure can be rationaized, alowing the south entry to the loading dock to be moved north; thus
creating better pedestrian conditions on the sdewalk east of the ramp. The entry to the loading
dock must be moved as far north as possible (up to 18-0") to sufficiently resolve this condition.

Because dl loading operation and trash facilities must be screened, a door must be added to the
opening to the loading facility on the loading dock on Parcel E. This door cannot open outward
over the sdewalk.

The number of lanes for accesslegress to and from the ramp on South 2™ Street is excessive for the
operationd scenario sought by the applicant and the City’ s Public Works Department. This
access/egress must be narrowed to accommodate two reversible in-out lanes at thislocation. The
eastern most lane (neck to the eevator/stair tower) must be eliminated.
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Ground floor pedestrian sequences through the parking ramp to and from the pedestrian
entrance/exit on South 2™ Street are confusing and potentialy dangerous. The leftover space from
the dimination of alane of vehicular accesslegress to and from South 2™ Street must be used to
create amore rational pedestrian path/segquence; this may require reworking the currently
convoluted vehicular paths immediately south of the eevator/dtair tower.

Pedestrian/vehicular conflict is especialy problematic on the stretch of South 2™ Street between
Chicago and the mid-block crosswalk. In order to create better sghtlines and therefore a higher
level of pedestrian safety, a neckdown of South 2™ Street must be accomplished by adding two
bump-outs, one on either side of South 2™ Street at the mid-block crosswalk.

LANDSCAPING AND SCREENING

The composition and location of landscaped ar eas shall complement the scale of the
development and its surroundings.
Not lessthan twenty (20) per cent of the site not occupied by buildings shall be landscaped
as specified in section 530.150 (a).
Wher e alandscaped yard isrequired, such requirement shall be landscaped as specified in
section 530.150 (b).
Required screening shall be six (6) feet in height, unless otherwise specified, except in
required front yards where such screening shall bethree (3) feet in height.
Required screening shall be at least ninety-five (95) per cent opaque throughout the year.
Screening shall be satisfied by one or a combination of the following:

A decorative fence.

A masonry wall.

A hedge.
Parking and loading facilities located along a public street, public sdewalk or public
pathway shall comply with section 530.160 (b).
Parking and loading facilities abutting a residence or office resdence district or abutting a
permitted or conditional residential use shall comply with section 530.160 (c).
The cornersof parking lots shall be landscaped as specified for arequired landscaped
yard. Such spaces may include ar chitectural features such as benches, kiosks, or bicycle
parking.
Parking lots containing mor e than two hundred (200) par king spaces. an additional
landscaped area not lessthan one hundred-fifty (150) squar e feet shall be provided for
each twenty-five (25) parking spaces or fraction thereof, and shall be landscaped as
specified for arequired landscaped yard.
All parking lotsand driveways shall be defined by a six (6) inch by six (6) inch continuous
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concrete curb positioned two (2) feet from the boundary of the parking lot, except where
the parking lot perimeter isdesigned to provide on-siteretention and filtration of
stormwater. In such casethe use of wheel stopsor discontinuous curbing is permissible.
Thetwo (2) feet between the face of the curb and any parking lot boundary shall not be
landscaped with plant material, but instead shall be covered with mulch or rock, or be
paved.

All other areas not gover ned by sections 530.150, 530.160 and 530.170 and not occupied
by buildings, parking and loading facilities or driveways, shall be covered with turf grass,
native grasses or other perennial flowering plants, vines, mulch, shrubsor trees.
Installation and maintenance of all landscape materials shall comply with the standards
outlined in section 530.220.

The city planning commission may approve the substitution or reduction of landscaped
plant materials, landscaped area or other landscaping or screening standards, subject to
section 530.60, as provided in section 530.230.

PLANNING DEPARTMENT RESPONSE

Given the highly urban context of this site, landscaping is limited to street trees along South 2™
Street and dong Ninth Avenue South. Submitted plans show six (6) street tress planted dong the
length of the building on South 2™ Street and two (2) street trees on Ninth Avenue South. Given the
modifications required to the loading facility in the northeast corner of the Site, it should be possible
to add Street trees on the Ninth Avenue Sde of the ramp/scene shop building.

Given the highly urban context of this Ste, a building setback at the entrances to the parking and
loading facility is not recommended. However, relocation of the entrance to the loading dock may
make it possible to creste a planting bed smilar to the one of South 2™ Street in the northern
portion of this block, north of the relocated loading entrance.

ADDITIONAL STANDARDS

- Lighting shall comply with the requirements of Chapter 535 and Chapter 541. A lighting
diagram may berequired.
Parking and loading facilitiesand all other areas upon which vehicles may be located shall
be screened to avoid headlights shining onto residential properties.
Site plans shall minimize the blocking of views of important elements of the city.
Buildings shall be located and arranged to minimize shadowing on public spacesand
adjacent properties.
Buildings shall be located and arranged to minimize the generation of wind currents at
ground levdl.
Site plans shall include crime prevention design elements as specified in section 530.260.
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Site plans shall include the rehabilitation and integration of locally designated historic
structuresor structuresthat have been determined to be eigible to belocally designated.
Whererehabilitation is not feasible, the development shall include the reuse of significant
features of historic buildings.

PLANNING DEPARTMENT RESPONSE

A lighting plan was not submitted as part of this development. A lighting plan that meets compliance
of comply with the requirements of Chapter 535 and Chapter 541 must be submitted prior to Sign-
off of find plans.

Parking and loading facilities and dl other areas upon which vehicles may be located shdl be
screened to avoid headlights shining onto (intended) residentia properties on the east side of Ninth
Avenue South.

As noted above, the find design of the theater complex (including the ramp and scene shop) does
the development does not block views of important elements within the city. It is consdered an
ass=t by Planning Staff that in most cases, the design of the complex enhances exigting views and
creates new views of important dementsin the City.

Site plansinclude crime prevention design dements.

ThisSteislocated outside of, but adjacent to an historic district. This project is has been reviewed
severd times by the Heritage Preservation Commission (HPC) (see “Previous Actions’ on pages 2
and 3 of thisreport). The public hearing for the HPC Certificate of Appropriateness for the theater
block is scheduled for May 13, 2003.

Section B: Conformance with All Applicable Zoning Code Provisons and Condstency with the
Compr ehensive Plan

ZONING CODE

With the approvd of the 2 Conditional Use Permits, Floor Area Ratio Variance, Mgor Site Plan
Review, and Preiminary Plat (es well as the Travel Demand Management Plan) this development will
meet the requirements of the C3A zoning didtrict.

DOWNTOWN 2010 PLAN

See andlysisin Section 5 of the Conditiona Use Permit for the parking facility, above.

Section C: Conformance with Applicable Development Plans or Objectives Adopted by the
City Council
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In August of 2001, the Update to the Historic Mills District Plan was adopted by the City Planning
Commission and subsequently by the full City Council as smal area plan to be used in conjunction with
Downtown 2010. The ste for the new Guthrie Thestre is included within the geographic boundaries
defined in the Update to the Historic Mills District Plan. The Update Plan wasinitieted in large
part because the City Council and the Guthrie Theatre proposed the construction of a new theater
facility on the Centrd Riverfront. Assuch, the Update to the Historic Mills District Plan was written
in anticipation of the congtruction of the Guthrie Thegire of the Central Riverfront .

The“Desgn Gods’ section of the Update to the Historic Mills District Master Plan is attached to
this staff report as Appendix |.

For further andys's on compliance with the “Design Gods’ section of the Update to the Historic Mills
District Master Plan, please see the Site Plan Review, above.

ALTERNATIVE COMPLIANCE

The Planning Commission may approve alter nativesto any major site plan review

requirement upon finding any of the following:

- Thealternative meetsthe intent of the site plan chapter and the site plan includes
amenities or improvementsthat address any adver se effects of the alternative. Site
amenities may include but are not limited to additional open space, additional landscaping
and screening, trangit facilities, bicycle facilities, preservation of natural resour ces,
restoration of previousy damaged natural environment, rehabilitation of existing
structuresthat have been locally designated or have been determined to be eligibleto be
locally designated as historic structures, and design which issimilar in form, scale and
materialsto existing structureson the site and to surrounding development.

Strict adherenceto the requirementsisimpractical because of site location or conditions
and the proposed alter native meetsthe intent of this chapter.

The proposed alternative is consistent with applicable development plans or development
objectives adopted by the city council and meetsthe intent of this chapter.

PLANNING DEPARTMENT RESPONSE

Alternative compliance is not warranted for this Site.

RECOMMENDATION OF THE CITY PLANNING DEPARTMENT:

The City Planning Department recommends that the City Planning Commission adopt the above findings
and approve the ste plan review application for for the City of Minnespolis Parcd E parking facility |
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located in the northeast portion of Parcel E a the intersection of South 2™ Street and the Ninth Avenue

South right-of-way of sub|ect to thefollowi nq condltl ons.

1 A neckdown of South 2nd Street is accompllshed by adding two bump-outs, one on either side of
South 2™ Street at the mid-block crosswalk.

2. Review and Approva of the Travel Demand Management Plan by Planning staff and Public Works
SE i

3. Elimination of the northern-most curb cut and loading entrance on new Ninth Avenue South.

Redocation of the exigting southern entry to the loading dock is moved as far north as possible (up to

18'-0") to sufficiently resolve the condition of the exigting triangular “bullnose”

A door is added to the opening to the loading facility.

The vehicular accesslegress to and from the ramp on South 2™ Street are narrowed to

accommodate two reversble in-out lanes at thislocation.

6. Ground floor pedestrian sequences through the parking ramp to and from the pedestrian
entrance/exit on South 2™ Street are revised to create amore rational pedestrian path/sequence.

7. A least thirty (30) percent of the firgt floor facade that faces apublic street or Sdewak shdl be
designed with windows, including display windows, or vitrines thet creete visud interest as per
section 530.110 (b) (2). Given the length of these otherwise blank eevations, &t least ten (10) total
vitrines/cases will need to be integrated into these building wals.

8. Two “gaps’ (onein the east devation and one in the north elevation) where screening materids are
not currently specified are screened to hide concrete pands and parked cars from those who might
view the theater from the sdewadk in front of the ramp, the sdewak or plaza across the street from
the ramp, from within the theater building or from within any nearby resdentia or commerciad
buildings

9. The dreet walls of the parking ramp are clad in dainless stedl screening that provides the proper
level of screening so that headlights from vehiclesin the ramp do not adversely affect nearby
properties that are presently located in the didtrict or are intended within the digtrict as per the
Update to the Historic Mils District Master Plan.

10. A solid wall must block views between the loading area and the Sdewalk. A meta screen or
surface treatment can be added to the exterior of thiswall to retain continuity with the screening
used on other portions of the ramp fagade.

11. The Planning Department shal gpprove the fina Ste and devation plans.

12. Thelandscaping plan shdl be reviewed and approved by the City’s Landscaping Consultant. The
Planning Department shall approve the landscape plans.

13. The Planning Department shdl approve thefind lighting plan.

14. The applicant shall obtain an encroachment permit from the Public Works Department for any work
done in the right-of-way.

15. All ste improvements shall be completed by May 7, 2006, or the permit may be revoked for non-
compliance.

o s
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VARIANCE - to increase the maximum allowed floor arearatiofrom 2.7 to 5.0

Findings as Required by the Minneapolis Zoning Code for the Variance:

1. The property cannot be put to a reasonable use under the conditions allowed and strict
adherenceto theregulations of this zoning ordinance would cause undue har dship.

Floor Area Ratio: The gpplicant is seeking a variance to increase the maximum alowed floor area
ratio from 2.7 to 5.0.

Until Atelier Jean Nouvel (JNA) proposed the schemeatic design for the Thesater complex in February
2002, it was assumed that the Guthrie Theater complex would stretch along the West River Road over
agtethat wasthree city blockslong. Instead INA’s proposed a complex that is much more compact
and much more “urban” in fed and character that what many had earlier expected.

The design proposed by JNA in February 2002 caled for the construction of two separate parking
fadlities
A 400-gtd| underground parking ramp located below the Theater Block. Thisfacility was to have
been built by the Guthrie Theater and operated by the City of Minnegpalis.
A 600 gtall above-ground structured parking ramp built and operated by the City of Minnegpolison
the northeast portion of Parcel E (which incorporates an air rights development parcel for the
Guthrie scene shop).

Asdesign of the project proceeded and further research was done, it was determined that the footprint
of the Parcdl E lot specified for the 600 car ramp would actually accommodate parking for al 1000
casinasngleramp. This structure would accommodate 377 cars below grade and 625 cars above-
grade Combining the two intended facilities into one has three important benefits:
Congtructing one ramp instead of two alows for up front savingsin the design and congtruction
budgets for both the Guthrie and the City
Operating one ramp instead of two makes more sense for the City.
Eliminating the intended ramp under the thester complex (and integrating those spaces into the
Parcel E ramp) dlows for better traffic management in and around the thegter.
Because of the theater Site’'s topography and underlying geologica conditions, diminating the
intended ramp under the theater complex (and integrating those spaces into the Parcel E ramp)
alowed the Guthrie' s architects to cregte a better connection between the ground floor of the
theater and the intended Chicago Avenue Plaza

23



Minnegpolis City Planning Department Report
BZZ-1092 (Parking Ramp)

The proposed parking facility will be screened on two Sides by the eventud liner development on the
west and south sides of the block.  Furthermore, the Guthrie agreed to integrate the design for the north
and east facades of the ramp with the theater building across South 2™ Street, the height and scale of
the ramp can be more easily integrated into the exigting and intended fabric of the surrounding
neighborhood.

2. The circumstances ar e unique to the par cel of land for which the variance is sought and
have not been created by any persons presently having an interest in the property. Economic
consderations alone shall not constitute an undue har dship if reasonable use for the property

existsunder the terms of the ordinance.

Floor Area Ratio: The need to accommodate al of the required parking spaces within the garage as
well asthe emergency egress sairwells are unique conditions of this parcel of land.

3. The granting of the variance will bein keeping with the spirit and intent of the
ordinance and will not alter the essential character of thelocality or beinjuriousto the use or
enjoyment of other property in the vicinity.

Floor Area Ratio: Staff believesthat the granting of this variance would be in kesping with the spirit
and intent of the ordinance. The Minnegpolis Public Works Department has been integra to the design
of thisfacility. In addition, this variance will not have any implications on adjacent properties or
residents of the neighborhood.

4, The proposed variance will not substantially increase the congestion of the public
streets, or increasethe danger of fire, or be detrimental to the public welfare or endanger the
public safety.

Floor Area Ratio: Granting the variance will not increase activity in the public streets and further than
if two separate parking ramps had been built across the street from one another.  Eliminating the
intended ramp under the theater complex (and integrating those spaces into the Parce E ramp) alows
for better traffic management in and around the theater. The proposed variance should not substantialy
increase the danger of fire, or be detrimenta to the public wefare or endanger the public safety.

RECOMMENDATION OF THE CITY PLANNING DEPARTMENT:

The City Planning Department recommends that the City Planning Commission adopt the findings above
and approve the variance to increase the maximum alowed floor arearatio from 2.7 to 5.0.
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PRELIMINARY PLAT APPLICATION

Required Findings:

1 The subdivision is in conformance with the land subdivison regulations including the
requirements of section 598.80 relating to protection of natural resources, applicable
regulations of the Zoning Code, and palicies of the Comprehensive Plan.

DESIGN REQUIREMENTS

General Standards:

All created lots have frontage on public streets. The re-plating of the block does not result in more than
one zoning dasdfication on a sngle zoning lot. No nonconforming structures or uses result from this
plat.

Streets:

As part of this plat two existing streets are proposed to be extended. Proposed South 9" Avenue and
proposed Chicago Avenue South meet the requirements of Table 598-1 Street, Alley and Sidewalk
Design for Plats and Registered Land Surveys. The City Engineer will need to review and gpprove the
final street design prior to thefina plat being approved by the City.

NONRES DENTIAL DEVELOPMENT DESIGN

The re-plating of the block results in the creation of a block that does not meet the minimum length
dandards as required by the land subdivison ordinance. The land subdivison ordinance does,
however, dlow the gpprova of variances to any of the design requirements of the ordinance. The
variance may be granted if the planning commission makes the following findings

1. Thereare special circumstances or conditions affecting the specific property such that
grict application of the provisions of this chapter would deprive the applicant of the
reasonable use of land.

When this area of the city was origindly platted, 9" Avenue South and Chicago Avenue South
were platted but never built. The resulting length of the block, had the streets been built, would
have been less than the six hundred feet which is the minimum length for a block crested per
today’s land subdivison regulations. The re-plating of this block follows the lines of the
origindly platting for the area To creste a block that is at least 600 feet in length, it would
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require that the two proposed streets not be constructed, asis the current situation. This would
not be afavorable solution for the Planning Department or the Public Works Department.

2. Thegranting of the variance will not be detrimental to the public welfare or injuriousto
other property in the areain which the property islocated.

Granting this variance will not be detrimenta to other property in the area. In fact, the platting
of this block should be beneficid to other property in the area as two public streets will be
created which will provide for more efficient pedestrian and vehicular circulation in the area.

Lot dimensons exceed the minimum dimensions in the zoning ordinance.
ZONING CODE

With the approva of the conditiona use permit for a parking facility, a conditiond use permit to dlow
24-hour operations, a variance to increase the maximum allowed floor arearatio from 2.7 to 5.0, mgjor
gte plan review and a preiminary plat gpplication this project will be in conformance with the gpplicable
regulations of the zoning code.

THE MINNEAPOLISPLAN
See andysisin Section 5 of the Conditiond Use Permit for a parking facility, above.

2. The subdivision will not be injurious to the use and enjoyment of other property in the
immediate vicinity, nor be detrimental to present and potential surrounding land uses, nor add
substantially to congestion in the public streets.

A onethousand and two (1,002) stdl parking structure built by the Guthrie Theater for the City of
Minnegpolis and operated by the City of Minnegpolisis proposed on the northeast portion of the block.
This structure would accommodate 377 cars below grade and 625 cars above-grade. The proposed
parking ramp is designed to incorporate an air rights development parcel for the Guthrie scene shop,
(under separate application #B82Z-1092 Guthrie Theater). It is dso designed so that parking floors are
parale to the ground plane on both sireet devations. Parking ramp will be designed to alow for future
incorporation of underground parking for liner devedlopment parces dong Chicago Avenue and
Washington Avenue.

In August of 2001, the Update to the Historic Mills District Plan was adopted by the City Planning
Commission and subsequently by the full City Council as small area plan to be used in conjunction with
Downtown 2010. The gte for the new Guthrie Thestre is included within the geographic boundaries
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defined in the Update to the Historic Mills District Plan. The Update Plan was initiated in large part
because the City Council and the Guthrie Thegtre proposed the congtruction of a new theeter facility on
the Centra Riverfront.

Until Atelier Jean Nouve (JNA) proposed the schematic design for the Theater complex in February
2002, it was assumed that the complex would stretch aong the West River Road over a Ste that was
three city blockslong. Instead INA’s proposed a complex that is much more compact and much more
“urban” in fed and character that what many had earlier expected. Because the proposed design
straddles South 29 Street, it more closdy ties the project to the existing and intended fabric of
Downtown. Likewise, the proposed design offered a better opportunity to integrate the functional and
aesthetic design of the Parcel E parking ramp.

The Parcel E parking ramp is intended as a shared-use facility that will serve the employees and patrons
of the Guthrie Theater as well as the residents and patrons of both exigting and intended residentid,
commercid, and culturd uses within the Mills Didrict. Planning staff believes that this parking ramp will
help to anchor the creetion of a new mixed-use neighborhood of the Centrd Riverfront in alarge swath
of former indudtrid lands that have for may years been underutilized as surface parking lots. The
Guthrie Theater project is a the very heart of the creation of a new cultura/recreationd, residentid,
commercid neighborhood in this corner of Downtown Minnegpolis. As such the project will encourage
and grengthen the existing development in the neighborhood. More importantly, it will serve asamgor
catays for new development in both the Higtoric Mills Didtrict and in Downtown East more generdly.

The Planning Department does not believe that a parking ramp should be injurious to the use and
enjoyment of other propertiesin the vicinity and will not impede the normd or orderly development and
improvement of surrounding property for uses permitted in the didtrict.

3. All land intended for building sites can be used safdy without endangering the
residents or uses of the subdivision and the surrounding area by peril from floods, erosion,
high water table, severe soil conditions, improper drainage, steep sopes, utility easements,
rock formations, or other hazard.

The steisflat and does not present the above hazards.
4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of
topography or other conditions, in securing building permits and in providing driveway access

to buildings on such lots from an approved street. Each lot created through subdivison is
suitablein itsnatural statefor the proposed use with minimal alteration
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The parcels created by this plat present no foreseegble difficulties for this development. No sgnificant
dteration to the land appears necessary.

5. The subdivison makes adequate provison for sorm or surface water runoff, and
temporary and permanent erosion control. The stormwater drainage system shall be separate
and independent of any sanitary sewer system. All plans shall be designed in accordance with
rules, regulations and standar ds of the city engineer. Facilitiesintended to be dedicated to the
City shall be located in perpetual, unobstructed easements of a width determined to be
adequate and necessary by the city engineer. To the extent practicable, the amount of
stormwater runoff from the site after development does not exceed the amount occurring prior
to development.

Public Works will review and gpprove drainage and sanitary system plans before issuance of building
permits.

Recommendation of the Minneapoalis City Planning Department:

The City Planning Department recommends that the City Planning Commission adopt the above findings
and approve the gpplication for a preiminary plat for the Mill Quarter Addition located on the Hock
bounded by Washington Avenue South, proposed 9" Avenue South, 2 Street South and proposed
Chicago Avenue South.

1 The City Engineer shdl review and approve the find street design prior to the find plat being
approved by the City.
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